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Waterfront Planning Still Flowing 


It all started in July 2010 when the Boston Redevelopment Authori- 
ty (BRA) completed and approved “Greenway District Planning Study 
Use and Development Guidelines” intended to be the basis for new zon- 
ing sparked by removal of the elevated Central Artery and creation of 
the Greenway. The District includes both sides of the Greenway from 
Causeway to Kneeland streets. Study objectives: Preserving new open 
spaces by identifying compatible densities and heights; activating the 
public realm in and around the park by strategically locating desired 
uses; ensuring the long-term value of the Greenway by shaping devel- 
opment; balancing development pressures in the Greenway District with 
other growth areas and development opportunities in the City. 

The Greenway’s downtown waterfront side is subject to the State’s 
Waterfront Regulations, Ch. 91, heights and open space requirements 
and many other parameters come into play. To re-zone the waterfront 
the BRA has been preparing a Downtown Waterfront District Municipal 
Harbor Plan (MHP) with its lead consultant, Utile Inc., and a 34-mem- 
ber Advisory Committee. The MHP is expected to be completed by 
April 2015 and submitted to the State Executive Office of Energy and Envi- 
ronmental Affairs for review and approval. No schedule has been set for 
State Approval, but typically it can take six to nine months. So far, the 
team has spent very little time on an overall plan and most of its effort on 
specific projects. The BRA promised a draft plan by early 2015. 

Meetings of the Downtown Municipal Harbor Plan Advisory Com- 
mittee started in April 2013 and are now twice a month. So far only 
a Public Realm and Watersheet Activation Plan has been produced. 
Meetings on the Development plan, which was supposed to be based on 
the 2010 BRA-approved Greenway District Planning Study, have only 
covered specific proposals for Boston Harbor Garage, Marriott Long 
Wharf Hotel and Hook Lobster site. However, the BRA committed that 
its next meeting would focus on the overall plan, finally returning to the 
basic objective. 

In June 2014 the Chiofaro Co. and the Prudential Insurance Co., own- 
ers of the Boston Harbor Garage, presented a conceptual redevelopment 
plan to demolish the garage and replace the existing 1,400 parking spac- 
es underground and build two towers, a 615-foot office building and a 
538-foot building with 120 condominiums and a 300-room hotel with 
retail on the first three floors. The buildings 
would be separated by a 70-foot wide cor- 
ridor with a retractable roof. The resulting 
FAR of 23 would be totally out of place 
on the Downtown Waterfront where the 
FAR ranges from 3.9 to 12.1, and would 
be in violation of the State Chapter 91 wa- 
terfront law which limits the height to 155 
feet with 50% open space and FAR of 4.0. 

At its November meeting, the BRA ‘s 
consultants reacted to the proposal, saying 
that no decisions had been made on FAR, 
height, or the number and orientation of 
the towers, and they were still considering 
alternatives. They showed some schematic 
drawings of two towers, 400 feet and 300 
feet., and one tower, 600 feet, and some 
shadow studies. 


Chiofaro two-tower proposal from Greenway 


Harbor Garage 
Redevelopment 
Proposal 


Harbor 
Towers 


Total GSF: 1.3 million 
Retail/Commercial: 770,000 s.f 
Residential: 257.000 s.f 

Hotel: 277,000 s.f 


Proposed Harbor Square with a 615-foot and a 538-foot mixed-use 
buildings. The State Public Waterfront Act height limit here is 155’. 









~~ Source: The Chiofaro Company 


Proposed Harbor Square 


Source: George Thrush, Harbor Towers 
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Harbor Towers one-tower proposal from Greenway 


BRA ‘Reforms’ Start with KPMG Procedures 
Review — One of Mayor Marty Walsh’s first steps in reforming the 
Boston Redevelopment Authority (BRA) was to ask the accounting 
firm KPMG to do a pro bono review of BRA procedures. Parts of the 
review in “Independent Accountant’s Report on Applying Agreed-Up- 
on Procedures” were reported, notably the unpaid balances owed by 
many lessees of city-owned properties. See http://www.bostonrede- 
velopmentauthority.org/getattachment/6c65754d-b76f-4363-a0al - 
f977ecdddc2b for the 28-page document. Considering the effort was 
only 120 hours, the KPMG study covered a lot. Eight management 
areas were evaluated, from Operational Systems, Policies and Proce- 
dures to the Planning Department. 


Evaluation & Recommendations 
From the study: The BRA (founded 1957, 120 employees now) and 
EDIC (1995, 78 employees now) cover the following: 
¢ City’s Office of Jobs and Community Services 
¢ Boston Local Development Corporation 
¢ Friends of Youth Opportunity Boston 
¢ Boston Industrial Development Financing Authority 
¢ Boston Connects 
e WriteBoston 
The concise evaluation and recommendations in each section includ- 
ed: the BRA and sister agency Economic Development and Industrial 
Corp. are almost completely segregated leading to duplication and 
inefficiency; there is no policy on granting and extending tentative 
designations on a development site and designations for 13 properties 


dated back almost adecade; wy requested the written policy under 
and the agency needs a chief which [property] designations are 
Operating oficer, granted or extended and determined 


The study concurred with ; 
the need fora review focused that no written policy exists—KPMG 


on Planning Department activities. The study noted the BRA says “* We 
are a self sustaining agency...’ Leadership needs to evaluate structural 
changes, future strategies and current funding sources to determine 
whether funding should be driving the organization’s strategy or whether 
strategy should drive funding.” 


Boston Informer Suggestions for Planning Dept. Review Scope 
The Boston Informer staff (two planners and a management con- 
sultant) offer the following scope suggestions for the upcoming BRA 
Planning Department review: 
¢ What is the mission of the BRA/EDIC? 
¢ Who is doing the planning for the City of Boston? 
¢ Should Transportation Planning be done by the BRA (it was 
until the Flynn administration)? 
¢ What activities should be done by other City agencies? 
¢ How are the BRA and Department of Neighborhood Devel- 
opment functions delineated? 
¢ With the amount of planning limited by the amount of funding 
budgeted, how can adequate planning be done? How will the 
budgeting process be reallocated to afford proper level of 
planning input? 
¢ Article 80 Process: How can this be updated? Not just used 
for mitigation but part of the planning process. 
¢ The Planning Department must become active. Will a Com- 
prehensive Plan for the City be done in order to develop an 
overall strategy for the City instead of “spot-zoning” and 
reactions to developer desires and input? 
¢ Structure of public meetings: Process must be changed to 
allow more inclusive input and a mechanism for showing 
how input is used. 





So. Boston Transportation Study— 
The year-long study of transportation in South Boston is 
coming to an end leaving more questions unanswered than 
answered. The contrast between the results of the “South Boston 
Transportation Summit” in2000 and the conclusions this study is 
drawing near to finalizing is jarring. The 2000 Summitestimated 
that the level of development projected for 2040 —38 million 
s.f.— would likely require completion of a “high capacity 
transit system.” Well, the current development estimate for 
2035 is 41.4 million s.f. and the“full-build” (year unknown) 
now is expected to exceed 51 million s.f. So far the study 
has not discussed the need for a high-capacity transit system, 
which generally refers to rapid transit and sometimes light rail. 
The numbers and comparisons where available: 


Development 
BTD 2000 Current Study 
Up to 2013 27 m SF 24 m. SF 
Up to 2035 31m.SF 41.4m.SF 
2040 or Full Build 38m.SF 51 m.SF 


2014 Study Demographic Estimates 


Residents Jobs 


2013 10,867 36,500 
2035 20,060 59,430 
Full Build 26,740 71,710 


2014 Study Trip Estimates 

Auto Transit Walk/Bike 
2013 38,600 22,800 22,900 
2035 49,100 37,400 46,900 
Full Build 58,500 51,000 68,400 


A key change since 2000 has been significant changes in 
projected land use in South Boston. Office/commercial which 
generates more auto trips than residential, was assumed to 
dwarf residential use. Current estimates assume residential 
will increase 79 percent by 2035, much more than the 2000 
study assumed. 

However, the City likes to compare the Innovation Dis- 
trict with Back Bay in terms of geographic scale and long 
build-out period. It should continue the comparison and 
look at the number of jobs and residents in Back Bay and 
Innovation District and how much transit serves the area. 
According to the Back Bay Assn., there are about 98,000 
jobs and 27,000 residents in Back Bay, similar to estimates 
for the Innovation District. But a key difference is transit: 
Back Bay is served by three Green Line branches, Orange 
Line, commuter rail, express buses, local buses, shuttle 
buses and two bike paths. The Innovation District is served 
only by the Silver Line, three local and express buses, one 
meandering bike path and 18 shuttle buses. How can this 
meet the demand for non-auto access? 

Despite the lack of high-capacity transit serving the In- 
novation District, to-date, transit improvements discussed 
at recent meetings only included improving bus and Silver 
Line capacity, grade-separating the Silver Line under D 
Street, improving access to the Red Line, “investing in 
light rail” and water transportation. Without a serious plan 
for high-capacity transit to meet the demand, workers will 
drive to the Innovation District on streets in and around it 
that are already overloaded. 








Laughs and Legacy: 


The Informer/Menino Years 


Strange as it seems, The Boston In- 
former and Mayor Tom Menino are 
linked in history. The Boston Informer 
began publishing as Menino began his 
record-setting tenure as Boston mayor. 
His 20 years as mayor provided dozens 
and dozens of articles, illustrations and 


April Fools gags. Never one to take himself too seriously or forget 
where he came from, Menino could poke fun at himself and invite 
others to as well. But over his 20 years as mayor, Menino’s initia- 
lives, programs, and policies left a legacy. 

The Boston Informer’s three illustrators over its 21 years 
publishing enjoyed the challenge of capturing a Menino idea or 
initiative. Reprinted here are some of the best of the 20-year bunch. 


Retractable 


sunvrain The Mayor's new bicycle has led him to 


Fat-ass umbrella 


cushioned seat 


Armrest 
telephone 


# Smokescreen 


understand the simple joys of riding and 
even commuting on two wheels.... 


On order for the Mayor’s bicycle: 
machine GPS 


Seat shocks rose-colored glasses 


noise-muffling earphones 
heavy-duty pump for fixing flat 
tires 


Puncture- 
proof tires 





Mayor Menino’s 1996 aquaculture plan has 
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The Christian Science Plaza would be a per- 
fect place for Menino’s aquaculture farm. 





new life on smaller scale in this election year. 


From the offbeat to the 
brilliant, Mayor Menino 
and his team’s successful 
and not so successful 
initiatives over 20 years 
included: 

* Aquaculture* 

* Urban farming 

* Bike share 
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Urban Mechanic? 


Mayor Menino wants to build an “iconic” new 
City Hall in the So. Boston Seaport District... 


June 2005 
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“None of these. Let’s just bring back 


Gacw sees 


the old JFK aircraft carrier—it has lots 


of parking on deck, too.” 


Menino initiatives, cont. 
* Boulevard Program 


Crossroads Initiative* 
* City Hall in So. Boston* 
Downtown BID 


West Fenway rezoning 
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Mayor Menino declares the South Bos- 


ton Seaport District the new “Innova- 
tion District” and seeks groundbreak- 


April 1, 2011 


The Mayor is right--Boston is the 
source of basic research. 








International architect Renzo Piano has 
designed a 1,000-foot-high “green” tower 
to replace the Winthrop Sq. garage 





: mn\\ 
Piano generates the sweet sound of 
tinkling tax dollars 





Mayor Menino wants to vacate 
City Hall and move to the South 
Boston Seaport District 
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Menino initiatives, cont. 
Theater District 
Democratic National 
Convention 
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e Boston Informer solves two 
problems: college housing and a 
| new use for City Hall 


ated Pla 


A lame duck only physically, 
Mayor Menino discovers a segue 
to retirement: 


Menino initiatives , cont. 


* Dudley Sq. School Dept. 
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Headquarters 
Innovation District 

* Relocate Fenway Park* 
| ,000-ft. tower* 


* 
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April 1, 2013 


“Boston will be a leader with 
Segway lanes, Segway boxes, 


*“in process” Segway share and Segway 


























Lafayette Mall Renovations — The Friends of the Public 
Garden and Boston Parks and Recreation Dept. recently completed ren- 
ovations to Lafayette Mall on the Boston Common, the wide walk along 
Tremont Street. The project restored 350 feet of historic iron boundary 
fence along Tremont Street from Park Street station to Parkman Plaza 
at the Visitor Center. A gap remains between the plaza and small stretch 
of fencing installed by Millennium Partners when its hotel-retail-resi- 
dential development opened in 2001. The project is considered Phase 
2 of the Friends’ Brewer Fountain rehabilitation project, a $4 million 
undertaking, the largest project ever done by the Friends group. 

Unrelated, but desperately needed, is “interim pathway 
maintenance” at Parkman Plaza just finished by Boston Public Works 
Dept. Parkman Plaza, in the Common opposite West Street, features 
a broken fountain (converted into a planter) and three impressive 
bronze statues. Bricks and concrete had deteriorated so much that 
most of the plaza had become a tripping hazard. New asphalt and 
bricks around the fountain/planter addressed safety issues. 

The Boston Parks and Recreation Dept. is planning a complete 
reconfiguration of Parkman Plaza, created in 1960. The fountain 
would be eliminated and new seating and benches added. The 
sculptures—Learning, Industry and Religion—would be grouped 
on the north side of the plaza. Funding to complete the design and 
construction is expected in FY 2016. 


Government Center MBTA headhouse has 
reached its full height and will soon completely block views 
of Old North Church so carefully guarded for 40 years. The 
bronze sidewalk plaque on the Freedom Trail at the Parker 
House has visitors puzzled as they look for the church steeple 
in the distance. Although the MBTA provided information 
to the Massachusetts Historical Commission stating the 
headhouse would not block views, the MBTA webpage says 
the headhouse “will have a minor impact on the view” and 
devotes over 600 words to defending the decision to build a 
3-story headhouse that will block views of many historic and 
noteworthy buildings. The MBTAand BRA decided Govern- 
ment Center station needs to be a “landmark and attractor.” It 
may be true that a station not near an existing landmark may 
need to be a “visible and striking element,” such as Forest 
Hills, but who doesn’t think City Hall serves that function? 
Included in the MBTA’s defense of its monstrous headhouse: 
**_..the headhouse will 
also provide views 
never experienced 
before. As acustom- 
er ascends from the 
underground plat- 
forms, he/she will 
have clear views 
of the Old North 
Church....many peo- 
= ple willenjoyav lew 

of the Old North C hoch before they’ veevenexited the station.” 
The MBTA (and public) could have saved significant 
dollars by reducing the height of the headhouse by one-third 
and still maintain this view corridor. The MBTA did agree 
to refrain from exterior advertising but that could change. 
Some had suggested blocking City Hall view. So much for 
urban design in the public realm. 























Photo: Universal Hub 









Learning Religion 


Although the Parkman Plaza pieces have the feel of the WPA era, sculptors 
Adio de Biccari (Learning and Industry) and Arcangelo Cascieri (Religion; lat- 
er dean of the Boston Architectural Center) created these for the City in 1960. 















Beacon Hill and the Ramps Controversy ing” if the cost of its proposal is greater than the City’s plans. 
The dispute over the design of sidewalk ramps on Beacon Hill Mayor Marty Walsh over the summer ordered the City’s plans 
has not abated. The Beacon Hill Civic Association is advancing its © go ahead, citing the original legislation establishing the BCAC 
lawsuit against City Hall which Boston asked the courts to dismiss. _ that apparently includes a clause which states that the actions of the 
A brief background of curb ramps: Commission “exclude any public safety” impact and that the Com- 
¢ Americans with Disabilities Act (1991) mandates a ramp where missioner of Inspectional Services Department will act on items 
a pedestrian walkway crosses a curb. involving public safety. 
¢ The United States Access Board established guidelines for de- In other Boston historic districts, solutions have been found. In 
tectable warnings on walking surfaces that specify the size, spac- Back Bay sidewalks have been improved with new concrete ramps 
ing, height and colors of raised truncated domes used at curb ramps 4nd brick red truncated domed pads. The concern at the Dartmouth 
* Materials used on sidewalks and ramps should be stable and Street Mall with a large field of concrete has been allayed because 


regular. Irregular surfaces such as cobblestones can significantly the Architectural Commission does not have jurisdiction on the 
impede wheelchair movement. Mall; it is under the jurisdiction of the Boston Parks and Recreation 















¢ Curb ramps colors to assist people with low vision shall contrast Dept. 
visually with adjoining surfaces, either light-on-dark, or dark- 
on-light. 

Citing historic preservation interests, the legislatively mandated 
Beacon Hill Architectural Commission (BHAC) fought City plans 
to install concrete ramps and high-visibility detectable warnings on 
the ramps. The Beacon Hill Civic Association wants the City to use 
brick for sidewalk ramps and concrete pavers in place of colored 
plastic “truncated domed pads” used throughout the City. The Civic 


Association had offered to establish a fund and “engage in fundrais- — Yass. Commission for the Blind recommends printing color photo in black 
and white to test for high-contrast characteristics. Left installation is better. 
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Hit the streets! Walsh Administration orders its 15 
neighborhood representatives to walk every street in 
their district to assess needs, covering all 850 miles 
of Boston’s streets (average per district 57 miles) 


Keep up on news, events, irony. 
Follow us on Twitter @bostoninformer 
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“Everything looks great! 
How many more streets?” 


© David Bryson ¢ saltydave.com 2014 


You Were Asking 


Q. You noted Mayor Walsh sure does like committees 
and task forces. Didn’t he set up a few more? 


A. Yes. First, Walsh set up a 20-member Taxi Advisory 
Committee to help revise current regulations as well 
as develop regulations and policies for new trans- 
portation-for-hire services. Taxi terms are two years. 
And he created a version of President Obama’s My 
Brother’s Keeper to aid Latino and Black men. 


Q. The BRA and the Commonwealth’s Ch. 91 reg- 
ulations require shadow studies for a proposed 
building to be calculated from the highest occupied 
floor, not the total building height. Why? Are the 
10-40 feet of building above the highest occupiable 
floor transparent and cast no shadows? 


A. Makes no sense. Maybe developers influenced this. 


Q. How can the transportation plan for South Bos- 
ton, currently underway, mean anything when 
it ignores the already overloaded transportation 
system outside South Boston that it feeds into? 


A. Hard to say. A meaningful plan would have to en- 
compass the Greater Boston metropolitan area. 


Q. I hear four cities withdrew bids for the 2022 Win- 
ter Olympics, citing enormous costs (London, $14 
billion; Russia, $51 billion) with little indication 
of return on investment. Brazil is questioning the 
disruption it may cause after hosting the 2014 World 
Cup. Does Boston think it will fare better for 2024? 


A. We can only dream. 


PEOPLE MOVERS 


Julie Burros, from director of Cultural Planning in Chica- 
go to chief of Arts and Culture for Boston. 

Kate Fichter, former MassDOT planner and recent head 
of The Esplanade Assn., to senior analyst at Volpe Na- 
tional Transportation Systems Center. 

Jay Walsh, former head of the Mayor’s Office of Neigh- 
borhood Services under Menino, to executive director 
of Downtown North Assn., succeeding Bob O’Brien 
who served for 25 years. 

Paul Nelson, from MassDOT Planning to MASCO. 

Ted Landsmark, former president of Boston Architectur- 
al College to Boston Redevelopment Authority Board 
(BRA), Mayor Walsh’s first BRA Board appointment. 

David Watson, MassBike executive director, left to start 
Watson Active consulting. 

Emad Elsakka, PE, from Hatch Mott MacDonald to 
Nitsch Engineering. 

Jerome Smith, director of the Mayor’s Office of Neigh- 
borhood Services, was also named chief of Civic En- 
gagement, a new cabinet position. 

Christopher Cook, acting commissioner of Boston Parks 
and Recreation Dept., is now permanent commissioner. 

Arthur Jemison, from deputy director of the Mass. Dept. 
of Housing and Community Development to chief of 
Housing and Revitalization in Detroit. 

Rob Consalvo, former city councilor and mayoral candidate, 
to deputy director for Boston’s Homeownership Programs 


